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CHAPTER ONE 
 

INTRODUCTION AND OVERVIEW 

Historical Basis for Planning 

In 1980 the Georgia Mountains Area Planning and Development Commission prepared a Comprehensive Land 

Use, Housing and Development Plan for Lumpkin County, Georgia.  This comprehensive plan provided detailed analysis 

of factors influencing existing and future development within the County, including population, economy, land use, 

housing, community facilities, and natural resources.  The 1980 comprehensive plan served as a principal source in the 

preparation of this land use plan, and elements of the 1980 plan that are still relevant today have been retained in this 

plan. 

The 1980s have been a decade of considerable growth for Lumpkin County, the Georgia Mountains region, and 

the State of Georgia.  The rural character of the County and region is beginning to experience a transformation to a more 

urban/suburban county and region, and issues such as uncontrolled urban development, environmental protection and 

historic preservation have intensified the need for a plan to guide future growth and development in the County. 

In addition to the local needs for a Countywide planning effort, 1989 state legislation established a framework 

for coordinated planning between the State of Georgia, Regional Development Centers, and Local Governments.  To 

qualify for future grants-in-aid from the State of Georgia, a local government is expected to prepare and adopt a 

comprehensive plan. 

In 1989, the Lumpkin County Commissioner contracted with the Georgia Mountains RDC to prepare one 

element of the comprehensive plan:  land use.  The resulting land use plan, which was not officially adopted, was 

prepared without the benefit of state adopted minimum planning standards.  Furthermore, minimum planning standards 

relative to land use classifications were subsequently amended by the Georgia Board of Community Affairs.  For these 

reasons, and due to the passage of nearly four years, the proposed land use plan required significant revision.  Also, the 

land use plan needed integration and coordination with other comprehensive plan elements. 
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In 1993, the Lumpkin County Commissioner contracted again with the Georgia Mountains RDC to prepare a 

comprehensive plan including population, housing, economic development, historic resources, natural resources,,  land 

use, community facilities and implementation elements.  Chapters of this plan correspond to these required planning 

elements. 

In 2003, Lumpkin County once again sought the assistance of Georgia Mountains RDC to update the county’s 

comprehensive plan, as required by the Georgia Department of Community Affairs.   

Study Area 

Lumpkin County is located in northeast Georgia and forms part of the thirteen-county Georgia Mountains 

Planning Region.  The County lies along the southern divide of Georgia's Blue Ridge Mountains and is blessed with an 

abundance of beautiful mountain scenery, high quality natural resources and a very rich cultural heritage. 

Lumpkin County has a land area of approximately 186,240 acres, or 291 square miles.1 The only incorporated 

area within Lumpkin County is the City of Dahlonega, which encompasses an area of approximately 2,620 acres.  Land 

within the City of Dahlonega, which has established its own planning program, is not included in this plan except in those 

instances where the aggregation of statistics dictate otherwise. 

Citizen Participation 

Prior to preparation of the plan, Lumpkin County established a Comprehensive Planning Advisory Committee to 

serve as a base of citizen input to the planning process.  In addition to the Advisory Committee, the Lumpkin County 

Planning Commission was involved in the land use planning process.  Public hearings have been held prior to the 

adoption of this comprehensive plan. 
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Public Participation Survey Results 
 

Place of Residence
Inside Dalhonega 13
Unincorporated Lumpkin County 96
Outside of Lumpkin County 6
Total number of surveys 115

1-9 yrs 10-19 yrs 20-29 yrs 30+ years
Length of Residency 55 23 16 16

Economic Development Yes No
Do you work in the County 52 52

Forsyth Dawson White Other
If outside the County Where 5 3 5

>5 miles >20 miles Over 20
Length of Commute

Yes No
Is there adequate employment 38 72

Housing
Is more affordable housing needed 100 16

Land Uses
Should junkyards be more restricted 102 8
More restrictive in regulating land 106 13
Higher density closer to the City 61 23
Would you like to see conservation sub. 101 4
Are trees adequately protected 40 6

Natrual Resources
Should natural and Agr. Be preserved 115 0
Should the county preserve open space

Community Facilities
Adequate level of education 69 20
Should Water & Sewer be expanded 33 15
Infrastructure/land use coordination 105 9
Increased pedestrian linkages 99 10

Lumpkin County Survey Tabulation
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The following are key issues that were identified at public meetings and survey questionnaires during the Public 
Involvement Process: 

 Greenspace/Open Space 

A strong goal held by many county residents is to preserve open space in the rural areas and to protect 
greenspace in areas where growth is occurring before it is lost to development.  Retaining view corridors, 
increasing recreational opportunities and keeping mountain areas pristine is extremely important to both the 
general quality of life of residents, but also is a large portion of the economic tax base. 

 Protection of Natural Resources 

The County has an abundance of natural resources that should be protected, particularly to assure a high quality 
water supply in its streams and wells into the future.  Increased attention should be paid to poor soils and the 
placement of septic tanks. 

 Protecting Agricultural Uses/Rural Character 

Lumpkin County has a strong agricultural foundation based on family farms and heritage. Most of the County 
remains rural in character, although subdivisions are springing up in the southern part of the County and along 
Ga. 400.  Strong protection against residential intrusion, attention to landscaping and buffering and the 
encouragement of innovative land use planning such as conservation subdivisions will all help preserve this 
character. 

 Discouraging Sprawl and Encouraging Preferred Land Use 

Most residents see sprawl as unlimited development occurring hopscotch across the County without relationship 
to future development patterns, infrastructure investment, or county services.  Residents want to see a more 
compact pattern of development focused in areas planned for growth and where the roads and county 
infrastructure can adequately serve the future residents, employees and customers that development brings. 

 Avoiding Undesirable Land Uses 

Some land uses are not considered good neighbors and are undesirable, at least in areas where many people 
would feel their impact. Unfortunately, some of these uses are a fact of life—places to dispose of our garbage, 
sources of stone and asphalt to build and fix our roads.   Allowing but controlling such uses as landfills and 
quarries is a high priority for most of the County’s residents and homebuilders. 

 Providing Alternatives for Affordable Housing 

Ensuring that all residents of the community have access to adequate and affordable housing has become a 
major issue in the County as growth pressures continue to drive up the price of land.  Due in part lack of 
infrastructure and inadequate land use planning the only alternative for affordable housing in the County 
currently is mobile homes.  Diversification of the housing stock to include options that can provide more 
affordability in housing and lifestyle phasing could provide viable options to mobile homes.  

 Tax Equity Based on Use and encouraging a balanced tax base 

There are many, many factors that go into the valuation of a property, as the taxpayers have found out through 
the recent reassessment. However, without any limitations imposed on the use of a property, the Tax Assessor 
can only assume that market forces will determine the most likely “highest and best” use, regardless of the 
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owner’s plans for their land.  Residents would like to see a more accurate assessment of their property based on 
realistic uses of their land.   

 

Survey Quotes 

 On Growth Management 

y “There are too many people in this County already—we need to close the doors” 

y “No more development—Period!!” 

y “Don’t need anymore of any kind of development!” 

y “People are closed minded—want to stop growth and progress—Since growth is inevitable they we should be 
spending our energy on managing and getting what we want!” 

y “We definitely need control—smart development that maintains our heritage while moving forward” 

y “We should have a land use plan that is followed—no more willy nilly growth!” 

“Accept growth but guide it!” 


